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B.  DEVELOPMENT  TEAM 


PROJECT  DESCRIPTION 


The  East- West  Place  development  is  designed  to  meet  the  expansion  needs  of  Chinatown  and 
the  NEMCH  in  a  manner  which  eliminates  the  blight  resulting  from  the  demise  of  the  "Combat 
Zone"  and  provides  a  needed  stimulus  to  further  revitalize  the  area. 

The  proposed  project  is  a  high-rise  structure  containing  approximately  700,000  gross  SF  of  a 
mixed  use  development  which  conforms  to  the  proposed  zoning  for  the  area.  The  structure 
would  rise  twenty  two  stories  to  a  maximum  height  of  275  feet.  Predevelopment  and  land  costs 
are  projected  at  $17.5  million  ($25  per  FAR  SF)  with  a  total  development  cost  of  $200.0  million 
projected  over  a  forty-eight  month  development  period.  This  project  represents  the  initial  phase 
of  a  longer  term  strategy  to  develop  additional  sites  in  the  area. 

The  site  comprises  51,500  SF  located  on  the  Eastern  half  of  the  Hinge  Block  and  faces  China- 
town along  Washington  Street.  The  project  calls  for  the  provision  of  the  space  to  meet  the  needs 
of  the  New  England  Medical  Center  Hospitals  (NEMCH)  and  the  Chinese  community. 

The  project  contains  the  following  components: 

USE  GROSS  SF 

Ground  Level  Retail  Space  28,000 

A  moderately  priced  hotel  80,000 

Underground  parking  for  300  cars  75,000 

NEMCH  Research  350,000 

NEMCH  Ambulatory  Care  110,000 

NEMCH  Administrative  Offices  140,000 


Total  708,000 

Linkage  funds  are  projected  at  $9,100,000  and  are  to  provide  for  off-site  "affordable"  housing  for 
the  Chinese  community  on  the  Liberty  Tree  Block  which  would  also  initiate  the  additional 
development  of  retail  and  commercial  activities  for  the  community. 

The  East- West  Place  project  seeks  to  initiate  development  of  the  area  by  inviting  the  participa- 
tion of  the  NEMCH  to  provide  an  essential  mass  of  development  activities  to  eliminate  the  blight 
of  the  area  created  by  the  demise  of  the  Adult  Entertainment  District.  In  so  doing,  the  project 
creates  the  opportunity  for  the  Chinese  community  to  initiate  additional  development  activities 
which  wiU  increase  the  attractiveness  of  the  area  and  stimulate  further  economic  development 
activities. 

The  design  of  the  project  accommodates  a  blending  of  the  interests  of  the  expansion  needs  of 
the  NEMCH  and  the  Chinese  community.  Retail  space  is  provided  at  the  ground  level  facing 
East  towards  Chinatown  with  a  moderately  priced  hotel  facing  both  Chinatown,  to  the  East,  and 
wraps  around  to  the  North  above  the  China  Trade  Center.  Thus,  from  Washington  Street,  an  eye 
level  view  from  North  of  Boylston  Street,  would  show  the  hotel  above  the  China  Trade  Center. 
The  design  was  made  to  have  the  NEMCH  activities  face  South  and  West,  to  their  community, 


and  the  Asian  and  commercial  activities  face  North  and  East  to  their  community.  A  covered  pub- 
lic way  is  planned  to  focus  around  LaGrange  Street  which  would  be  enclosed  by  an  arcade  span- 
ning the  street.  Site  plans  also  show  the  flow  of  pedestrian  traffic  throughout  the  Hinge  Block. 

The  job  creation  aspects  of  a  $200,000,000  project  are  self  evident.  However,  this  project  is 
designed  to  provide  the  Chinese  community,  which  has  been  especially  affected  by  the  downturn 
in  the  economy,  with  an  opportunity  to  not  only  revitalize  its  community  but  eliminate  the  blight 
from  the  area  in  a  manner  which  accommodates  the  needs  of  its  prime  neighbor,  the  NEMCH. 
The  successful  development  of  East-West  Place  will  not  only  stimulate  further  economic  develop- 
ment activities  but  would  also  increase  Boston's  attractiveness  for  future  investments. 


THE  DEVELOPMENT  TEAM 


The  development  team  is  lead  by  William  J.  Leong,  DBA  Leong  Development  Company  of  Wes- 
ton, MA.  who  has  been  active  in  real  estate  development  in  this  area  for  over  15  years.  Leong 
initiated  the  Chinese  Economic  Development  Council,  Inc.,  in  1974  and  was  its  Executive  Direc- 
tor and  CEO  until  his  resignation,  in  1982,  to  pursue  private  sector  interests.  During  his  tenure 
at  CEDC,  Leong  initiated  an  economic  development  program  which  included  business  and  real 
estate  development.  One  of  the  primary  reasons  the  Federal  government  provided  funding  to 
CEDC,  as  one  of  36  Title  VII  Community  Development  Corporations,  was  to  eliminate  the  pres- 
ence of  the  blight  and  expand  the  Chinese  community. 

Among  the  real  estate  development  activities  Leong  initiated,  as  President  of  the  CEDC  Realty 
Corp.,  was;  the  development  of  39  units  of  Section  8  housing,  the  acquisition  and  renovation  of 
31  Beach  Street,  a  66,000  SF  office  building  in  the  center  of  Chinatown  and,  the  acquisition  of 
the  Boylston  Building,  a  100,000  SF  historic  rehabilitation,  now  the  China  Trade  Center  located 
on  the  Hinge  Block.  The  redevelopment  of  the  China  Trade  Center  was  a  landmark  activity  for 
Chinatown  because,  it  began  the  demise  of  the  Adult  Entertainment  District  —  "Combat  Zone", 
established  an  expansion  of  the  Chinese  community  onto  the  Hinge  Block  and  introduced  An 
Wang's  presence  to  the  area. 

In  the  ensuing  years,  Leong  was  involved  in  other  real  estate  interests  but  in  1984  he  began  to 
pursue  development  of  the  Hinge  Block  in  a  manner  incorporating  characteristics  of  the  Asian 
community  which  would  enhance  the  attractiveness  of  the  area.  To  this  end  Leong,  with  his  then 
lawyer,  Paul  Tsongas,  secured  control  of  the  most  of  the  adult  entertainment  establishments  and 
properties.  Through  this  effort,  subsequent  sales  of  these  interests  significantly  contributed  to  the 
demise  of  the  adult  entertainment  activities  in  the  area. 

Leong  attended  Boston  University,  BA  and  MA,  is  a  Trustee  of  the  Chinese  Institute,  an 
Overseer  of  the  Wang  Center  and  is  on  the  Board  of  the  Chinese  Consolidated  Benevolent 
Association  (CCBA). 

Several  years  ago  Leong  formed  the  Boston  Sterling  Group,  Inc.  with  his  firiend  and  former 
Deputy  Director  of  CEDC,  Robert  Y.  Wong,  to  pursue  real  estate  interests  jointly.  The  creative 
energy  of  Leong  was  then  complemented  by  Wong's  development  expertise  gained  from  his 
experiences  at  First  Winthrop,  Liberty  Real  Estate  and  Cohen  properties.  Together,  they  pursued 
the  development  potential  of  the  Hinge  Block  and  are  responsible  for  all  technical  issues  of  the 
project.  Additionally,  they  have  established  numerous  financial  contacts  with  Asian  investors  and 
initiated  a  joint  venture  between  Liberty  Real  Estate  Advisor,  Inc.  and  Hong  Kong  interests. 
Through  the  efforts  of  Leong  and  Wong,  Liberty  has  committed  10%  towards  the  raising  of  a 
$100  million  North  American  Property  Fund  to  procure  existing  properties  and  provide  equity 
capital  for  development  projects. 

Bob  Wong  was  raised  in  Chinatown,  attended  Boston  Latin  School,  is  an  architect,  holds  an 
MBA  from  Boston  University  and  is  a  resident  of  Boston. 


In  early  1989,  Leong  and  Wong  began  a  working  relationship  with  William  Moy,  PE  to  assist 
their  development  efforts  of  the  Hinge  Block.  Bill  Moy  brings  to  the  team  an  important  under- 
standing of  the  relationships  affecting  the  Chinese  Community.  He  has  been  active  in  the 
Chinese  community  all  his  life  and  provides  a  balanced  perspective  to  the  effort.  Additionally,  his 
engineering  background  also  contributes  to  the  team's  technical  abilities.  During  his  tenure  as 
Chairman  of  the  Chinatown  YMCA,  Moy,  unknowingly,  began  his  political  career  by  fostering 
better  relations  between  the  Chinese  community  and  the  NEMCH.  Subsequently,  as  co- 
moderator  of  the  Chinatown  neighborhood  Council,  Moy  was  responsible  for  improving  relations 
between  the  City  and  the  Community  and  between  the  City  and  the  NEMCH.  Additionally,  his 
understanding  of  the  real  estate  development  proceses  enabled  him  to  obtain  the  support  of  the 
Community  for  all  the  major  downtown  real  estate  projects  while  providing  the  community  bene- 
fits which  were  acceptable  to  developers.  Moy  was  born  and  raised  in  the  city  of  Boston. 

Recently,  the  team  has  received  the  assistance  of  Robert  Guen,  DMD  and  Davis  Woo.  Bobby 
and  Davis  have  also  been  long  time  active  members  of  Chinese  community  and  provide  the  team 
with  the  political  experience  necessary  in  today's  real  estate  environment.  Bobby  is  a  member  of 
the  Board  of  Trustees  and  Treasurer  of  Boston  City  Hospital;  President  of  the  Guen  Family 
Association;  President  of  the  Boston/Taipei  Association;  Chairman  of  the  Chinese  Consolidated 
Benevolent  Association  (CCBA)  Scholarship  Program;  a  member  of  the  Chinatown  YMCA 
Board  of  Directors  and;  an  elected  member  of  the  Chinatown  Neighborhood  Council.  Bobby  was 
born  and  raised  in  Chinatown,  attended  Boston  Liitin  School,  Bradeis,  Tufts  Dental  School,  is  a 
practicing  dentist  in  Brookline  and  is  a  resident  of  Boston. 

Davis  was  a  past  Chairman  of  CCBA  and  was  responsible  for  the  development  of  Waterford 
Place,  a  40  unit  housing  project,  a  joint  venture  between  Jaymont  and  the  CCBA  and  Tremont 
Village,  a  20  unit  housing  project  developed  and  sold  by  CCBA.  He  contributed  to  the  China- 
town Master  Plan  in  the  early  60's;  was  a  founding  member  and  twice  past  Chairman  of  the 
Chinese  American  Civic  Association  (CACA);  was  a  past  President  of  the  Oak  Tin  Family  Asso- 
ciation; was  a  past  Chairman  of  the  Chinatown  YMCA;  is  an  elected  member  of  the  Chinatown 
Neighborhood  Council  and;  has  been  a  Boston  resident  since  1946. 

Davis  is  an  investor  of  the  Metropolitan/Columbia  Plaza  Joint  Venture  Development  Team  and 
is  a  member  of  the  4  person  Management  Committee. 

This  development  team  anticipates  the  addition  of  a  substantial  financial  partner  to  provide  the 
necessary  resources  to  further  the  project. 
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SCHEMATIC    PLANS    AND    ARCHITECTURALS 


The  lollowing  plans  and  drawings  delineate  the  proposed  uses  envisioned  for 
both  the  Hinge  Block  and  the  Liberty  Tree  Block.  We  propose  a  mixed-use 
development  that  would  successfully  accommodate  the  needs  of  the  NEMCH, 
the  Chinese  community,  and  the  City  of  Boston.  The  proposed  development 
would  become  the  focal  point  of  intersecting  uses  and  would  form  a  link 
between  diverse,  yet  complementary  activities.  The  intention  is  to  create  a 
critical  mass  of  development  that  would  transform  the  entire  area  into  a  vital  and 
dynamic  area  for  the  City. 

At  the  current  time  the  BRA  is  submitting  to  its  Board  a  zoning  proposal  for  the 
Hinge  Block.  The  proposal  calls  for  an  FAR  of  10  based  on  the  entire  block.  The 
Hinge  Block  land  area  is  approximately  189,500  square  feet;  (see  Land  Cost 
Exhibit)  thus  at  an  FAR  of  10,  there  would  be  1,890,000  SF  of  allowable 
building  space.  However,  the  block  has  a  number  of  historic  buildings  which 
limits  the  buildable  space  available. 

Further  the  current  zoning  proposal  limits  the  height  of  the  buildings  to  275  feet 
and  only  in  designated  areas  of  the  block.  The  rendering  portrays  the  scale  of 
development  that  would  conform  to  zoning  guidelines  proposed  by  the  City. 

The  project  consists  of  708,000  gross  SF  and  subtracting  out  the  group  floor  of 
51,000  SF,  an  FAR  of  12.88  for  the  proposed  site  is  achieved.  Thus,  the 
proposed  zoning  for  the  block  allows  the  proposed  project  a  comfortable 
margin. 

The  City's  zoning  proposal  for  the  area  is  available  and  should  accompany  this 
material. 
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3.    FINANCIAL  PROJECTIONS 

A.  DEVELOPMENT  BUDGET 

B.  GENERAL  DATA  AND  PROJECT  ASSUMPTIONS 

C.  COMBINED  PROFORMA  OPERATING  STATEMENT 

D.  NEMCH  FACILITY/PROFORMA  OPERATING  STATEMENT 

E.  HOTEL/PROFORMA  OPERATING  STATEMENT 

F.  RETAIL  SPACE/PROFORMA  OPERATING  STATEMENT 

G.  GARAGE/PROFORMA  OPERATING  STATEMENT 


HINGE  BLOCK  PROPOSED  DEVELOPMENT 
THE  BOSTON  STERLING  GROUP,  INC. 


EAST  UEST  PLACE/KIXcD-USE  DEVELOPMENT 
rile:       Z0NE21 


1C-Scp-90 


DEVELOPMENT  BUDGET 


Cost  per     Cost  Per 
Gross  S.F.   Met  S.F. 


I    PREDEVELOPMENT/LAND  COSTS 

:i   BASE  CONSTRUCTION 
Demolition/Site  Work 

NEMCH  Research 

350,000  $200.00 

NEMCH  Ambulatory  Care 

110,000  $120.00 

NEMCH  Admin.  Offices 

140,000  $105.00 

HOTEL 

80,000  $100.00 

RETAIL 

28,000  $90.00 

GARAGE 

75,000  $120.00 

F.F.£E. 

Tenant  Improvements/Commissions 
Builders  Risk/Self  Ins. 
Contingency 


III  SOFT  COSTS 

Development  Fees 
Easements/Development  Options 
Architectural /Engineering 
Fees  i  Permits 
Real  Estate  Taxes 
Consultants 

Linkage/Public  Amenities 
Legal/Accounting 

Administrative/Marketing  Expense 
Miscellaneous  Costs 


IV   FINANCIAL  COSTS 
Financing  Fees 
Construction  Interest 
Operating  Deficit  (Cash  Flow) 
Title  Insurance 
Appraisals 
Lender's  Architect 


Total  $17,200,000 


$24.29 


S30.:^2 


570,000 

70,000,000 

13,200,000 

U, 700, COO 

8,000,000 

2,520,000 

9,000,000 

4,500,000 
669,600 
550,000 

5,871,000 


Total  $129,580,600 


6,648,452 
0 

4,652,600 
700,000 
850,000 
250,000 

9,100,000 

1,250,000 
300,000 
100,000 


Total  S.23,851,052 


1,162,500 

49,684,489 

(22,262,282) 

150,000 

50,000 

75,000 


Total  $28,859,707 


0.51 

1.00 

200.00 

285.71 

120.00 

133.33 

105.00 

116.67 

100.00 

111.11 

90.00 

100.00 

120.00 

120.00 

6.36 

7.93 

0.95 

1.18 

0.78 

0.97 

8.29 

10.35 

183.02 


33.69 


228.46 


9.39 

11.72 

0.00 

0.00 

6.57 

8.20 

0.99 

1.23 

1.20 

1.50 

0.35 

0.44 

12.85 

16.04 

1.77 

2.20 

0.42 

0.53 

0.14 

0.18 

42.05 


TOTAL  PROJECT  COSTS  TO  STABILIZATION    $199,491,359 


1.64 

2.05 

70.18 

87.60 

(31.44) 

(39.25) 

0.21 

0.26 

0.07 

0.09 

0.11 

0.13 

40.76 

50.88 

$281.77 

$351.71 

HINGE  BLOCK  PROPOSED  DEVELOPMENT 
THE  BOSTON  STERLING  CRCJP,  INC. 


EAST  WEST  PLACE/MIXED-USE  DEVELOPHEMT 
lO-Scp-90  Filc:20NE19 


GENERAL  DATA 


Gross  Building  Area  (Ex 
Net  Bui Iding  Area 
Site  Area 

Floor  Area  RatioClcss  1 
Construction  Period 
Stabi I izat ion/Permanent 


708,000  Sq.  Ft. 
567,200  Sq.  Ft. 
51,500  Sq.  Ft. 
12.75  FAR 
30  Months 
A8  Months 


PROJECT  ASSUMPTIONS 


DEVELOPMENT  SCHEDULING 


Mos. 


Construction  Start  Date 
Construction  Completion  Date 
Lease-Up  Start  Date 
Lease-Up  Completion  Date 
Permanent  Financing  Date 


199106 

3 

199311 

32 

199306 

27 

199412 

45 

199503 

48 

NEMCH  FACILITY 


600,000  S.F. 
S35.00 
$30.00 
$25.00 


Research  Rents 

350,000 
Ambulatory  Rents 

110,000 
Administrative  Rents 

140,000 
Escalations  $2.00psf-Yr.3/$2.25psf -Yr.5 

$2.5psf-Yr.7/$3.00psf-Yr.9 
Terms  Equity  Lease 

10/10-Years/Completely  NNN 


MODERATE-PRICED  HOTEL 

80,000  S.F. 

Number  of  Rooms 

175 

Beg.  Room  Rate 

$90 

Room  RateSFinancing 

$120 

RETAIL 

28,000  S.F. 

Rental  Rates 

S15 

.00  -  $35.00  psf 

Avg.  Rental  Rates 

$22 

.OOpsf 

Terms 

6-Kos.  Free  Rent/CP!  Esc. 

FINANCIAL  TERMS 


Construction  Loan 
Construction  Loan  Rate 
Permanent  Loan 
Permanent  Loan  Rate 
Loan  Amortization 
Coverage  Ratio 
Loan  Constant 
Loan  to  Development  Costs 
Contributed  Equity 


$155,000,000 

11.00%Avg. 
$154,624,920 
10.00% 

360 
1.271 
10.53% 
77.06% 
$46,017,493 


REVERSION  ASSUMPTIONS 


Cap  Rate  at  Sale 

Year  of  Sale 

Discount  Rate 

Pres  Value  at  Completion 

Loan  to  Present  Value 

Assumed  LTV 


9.00% 

10 
11.00% 
213,937,040 
72.28% 
80.00% 


Present  Value  based  on  discounted  NO!  &  Reversion  Proceeds 
From  Initial  Lease-Up  to  Reversion 


INVESTMENT  SUMMARY 

Contributed  Equity 
Unleveraged  IRR 
Leveraged  IRR  Before  Tax 
Leveraged  IRR  After  Tax 


$46,017,493 
11.78% 
19.68% 
16.83% 
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